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SITE _NOTES
1. PROPOSED USE IS MULTI-FAMILY RESIDENTIAL
2. TOTAL GROSS SITE AREA IS 437 ACRES.

3. THE PROPERTY CONSTRUCTION WILL 8E COMPLETED IN ONE
PHASE,
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DEVELOPMENT

APPLICANT/DEVELOPER NSULTANT ARCHITE

SILVERWOOD/SHADY GROVE, LLC. RIS REALTY SERVICES, LLC LESSARD DESIGN
1925 ISAAC NEWTON SQUARE £ 13309 WILLOW TREE DRIVE 1881 CAMPUS DRIVE
SUITE 110 ROCKVILLE, MD 20850 SUITE 105
RESTON, VA 20190 PHONE: {240} 678-5958 RESTON, VA 20191

PHONE: {703) 777-8322 CONTACT: ROBERT STODDARD

CONTACT: MARK SILVERWOOD

PHONE: {703) 596-4486
CONTACT: STEPHEN MORIAK

TRAFFIC PLANNER AND RCHITE ClViL._ENGINEER
WELLS & ASSOCIATES STUDIO 39 VIKA, INC
1420 SPRING MILL ROAD 6416 GROVEDALE ORIVE 20251 CENTURY BOULEVARD
SUITE 600 SUITE 100-A SUITE 400
MCLEAN, VA 22102 ALEXANDRIA, VA 22310 GERMANTOWN, MD 20874
PHONE703) $17-6620 PHONE: {703} 719-6500 PHONE:(301) 516-4100
CONTACT: MICHAEL WORKOSKY FAX: (703) 7186500 FAX: (301) 916-2262

CONTACT: DAVID JUDD CONTACT: MIKE GCODMAN, PE

MEREDITH BYER, RLA

4-1

ATTORNEY
HOLLAND & KNIGHT
3 BETHESDA CENTER
SUIE 800
BETHESDA, MD 2814
PHONE:(301) 215-6613
CONTACT: PATRICIA HARRIS

FIRE CONSULTANT

KPT ENGINEERING CORP.
35 OXFORD WAY
HUNTINGTOWR, MD 20639
PHONE:(301) 855-5420
CONTACT: MARK DEMPSEY

)
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SUPPORTING PLANS
FOREST CONSERVATION
1OF 2 FOREST CONSERVATION PLAN

20F2 FOREST CONSERVATION PLAN NOTES

LANDSCAPE
-=.=—  COVER SHEET
L1.01 HARDSCAPE PLAN
L2.01 HARDSCAPE DETAILS

£2.02 HARDSCAPE DETALS
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REED BROTHERS

AT SHADY
GROVE METRO

ROCKVILLE,
MARYLAND

owNER
Reed Brothers Automotive
15955 Frederick Roed
Rotkvitia, MD 20855

APPUCANT/DEVELOPER

i
TS ’
SILVER WOODSHADY GROVE, LLC.
1925 lsaac Nawton Square £ - Suite 110
Reston, Virginle 20190
703.777.8322
Contact: Mark Siverwood

DEVELOFMENT CONSULTANT

RJS REALTY SERVICES, L1.C

13800 WHlow Tree Drive
Rockville, 0250
240.678.5958

: Robert Stoddard

COMSULTANTS

Lrssaxo Design

et | Pasoing ¥ bisiasr

_Halllnd&l(nighl

3 Bathesda Metro Center - Sulte 800
Bethesds, Maryland 20814
301.215.6613
Contact: Patricia Harris

1420 Spring Hl Ko - Sulte 600
Mdasn, Virginis 22102
Phons: 703-917-8620

Contact: Michasl Workosky

. STUIM039

6416 Grovedsie De. SURAL00-A
Alsxandria, Virgink 22310
703.719.6500
Contact: Darid Judd

KPT ENGINEERING CORP.

2} REV. 30411 PER DRC COMMENTS

| HERERY CERTFY THAT THESE DOCUMENTS WERE PREPARED
OR APPROVED BY ME, AND THAT | AM A DULY LICENSED
PROFESSIONAL ENGINEER UNDER THE LAWS OF THE STATE
OF MARYLAND.
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POTENTIAL CORRIDOR_CITIES
TRANSITWAY (26,562SF)
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DERWOCD
355 PARINERS, LLC  PLAT NO. 20048--— ¢,

SURVEY LEGEND

CABLE TELEVISION CONDUIT
ELECTRICAL CONDUIT

EDGE OF PAVEMENT

FENCE UINE

NATURAL GAS CONDUIT
OVERHEAD WIRES
TELEPHONE /COMMUNICATIONS CONOUIT
PROPERTY LINES

PUBLIC UTILITES EASEMENTS
SANITARY SEWER CONDUIT
STORM DRAIN CONDUT
WATER CONDUIT

SANITARY CLEANOUT

STORM DRAIN MANHOLE
ELECTRICAL JUNCTION BOX
ELECTRICAL MANHOLE

FIRE DEPARTMENT CONNECTION

SANITARY MANHOLE
TRAFFIC CONTROL BOX
TRAFFIC SIGNAL POLE STORY
R ELECTRICAL TRANSFORMER
CABLE TELEVISION PEDESTAL ASPI HALT
UNKNOWN UTILITY MANHOLE ESM

H

EH
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. EASEMENT

. REINFORCED CONCRETE PIPE
CORRIGATED METAL PIPE
BUILDING RESTRICTION LINE

. FINISHED FLOOR ELEVATION

j I ,m Copyights ADC, The Mop Peopie, use permit # 20711180
J Yo
[EE [© \ 3 VICINITY MAP
1 - \g SCALE: 1° = 1000’
TR § =N 3 ATA TABLE FO ,
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. [ 3 1 emy S S . ORDINANCE SITE PLAN
\ . &7 DEVELOPMENT PROPOSED FOR
. ™~ i poer - E N . STANDARDS APPROVAL
E 5 - TRACT AREA - (8P 790,519
\ ! | Croer & <) aa
\ o - 8 N OWELLING UNITS atr
\ e gy MARKET 384
» " MPOUS (15%) &
Z O “ HEIGHT 120 BT 75 FT
Orea., 5 sETBACKS .
I N FRONT:  (ABUTTING PUBLIC R O.W.) o 18 MIN.
IS " SIDE: o 15" MIN.
i e S, REAR: - i ’ . 'S 25 ML
- H 4 I N = 2 =10 MIN. IF PROVIDED
7 b ,
PE] Al.1 4" MARKET MPDU TOTAL
VERS 1 JUNIOR § BEDROOM F2) 13 42
= 4+ I 1 BEDROOM 21 18 229
1 BEDROOM + DEN 84 5 a4
> 2 BEDROOM a7 8 8
1 3 BEDRCOM 3 18 1%
t i 3854 [ 7
EARKING
REQ. PARKING
RATE sPaces
1 BEDROOM 28 o 308
24 3 BEDROOM 82, 18 23
TOTAL wr R 73
TOTAL VEHICLE SPACER 48 517
‘ ACCESSIBLE 8PACES WIVAN $ "
( VAN 8PACES 3 4
=3 BICYCLE SPACES:
| / SHORTTERM: 1 PER 50 UNITS 5 °
Y LONG TERM: 1PER I UNITS S118 139
f o i NOTE: THE LOCATION OF MARKET RATE & MPDU UNITS, UNIT TYPES & SIZES
ll \.L 7 WLl 88 SET AT THE TIME OF BUILDING PERMIT IN CONSULT WITH DEPDS.
& 177 woe accels Fom | / > = -
WS MAINTEN, AND— Py —
BEPECTOR ) PERCENTAGE 15% 26%
AREA (8F). . . 28,578 53,760
A A l PUBLIC USE 8PACE:
| PERCENTGH 0% 14%
—JOLBRL — LA AREA (5 19,082 25,818
WHYDRAN v d[/f - AREA CALCULATIONS RASED ON NET LOT AREA INCLUDING POTENTIAL CCT CEDIGA TION
dUi—=—"" (
or { el .~ » ,
" e - TS
£ - = (70u0n0ag PROPOSED LEGEND
\ SEE LANDSCAPE ensiig T\ J ,/ PROPOSED 10 CONTOUR
S/W T0 oy TO SHADY By W PROPOSED 2' CONTOUR
RECHEORIEAVES REMAIN MITS OF &

GROVE METRO ww
DESIGN, MOUNT, PARKING *’gf—_—— stz Loy (T
cuRg [ =) Py L PROPOSED SANITARY SEWER  ~
4 o

GENERAL NOTES: WTH STRUCTURE

o e PROPOSED STORM DRAIN
1. THE SUBJECT PROPERTY 1S LOCATED O TAX ASSESSMENT MAP NO. GS12 WITH A TAX ACCOUNT NUMBERS
0900775008 & 09~00775910. THS PROPERTY FALLS ON WSSC TILE NUMBER 221NWOA. e . ['ROPOSED OVERALL LIMITS

OF DISTURBANCE
2) _THE HORIZONTAL DATUM IS BASED ON NADBXCORS)/MD1S00 (MARYLAND GRID COORDINATE _ . _ _ . ___ ___

s%sﬁ USING THE FOLLOWING. SURVEY CONTROL STATIONS: NGS CONTROL POINT, U.S. NAVAL ERCRCSEOYRUBLICAUNE Y
CBSERV CORS ARP, PID NO. A7403

EASEMENT LINE
NGS CONTROL POINT, DC WAAS 1 CORS ARP, PID NO. DF9217 FE T e ) (T e
THE VERTICAL DATUM IS BASED ON NGVD29 USING THE FOLLOWING W.S.5.C. BENCH MARKS }8(
AS SHOWN ON W.S.S.C. WATER AND SEWER CONTRACT DRAWING 98 AW/CT 1714R, SHEET 2 OF & A PROPOSED FDC
BENCH MARK CUT LFC CATCH BASIN ALONG FREDERICK RD. iMD RIE 355 ELEV, = 476.59 CONNECTION
BENCH MARK CUT LFC CATCH BASIN ALONG FREDERICK RD. (MD RTE 3535 ELEV. = 477.39 v e

LIMIT OF PROPOSED HARDSCAPE
(SEE LANDSCAPE PLAN FOR
PAVING DETAL)

LIGHT AXTURE
(SEE LANDSCAPE PLAN
FOR PAVING DETAIL)

3. THE SUBJECT PROPERTY IS LOCATED IN ZONE "X" ( AREA DETERMINED TO BE OUTSIDE THE
§S 2N, PRGN ey R, AR Ro M B GeS A Tatd 42 A” O

4. THE SUBJECT PROPERTY IS CURRENTLY ZONED “TOMX-2" AND AND iS PROPOSED TO BE ANNEXED TO THE GITY
OF ROCKWLLE WTH NEW ZONING AS "MXTD".

5. THIS 9TE IS LOCATED IN THE ROCK CREEX WATERSHED CLASSIFIED AS USE L

6. THERE ARE NO WETLANDS, WATERS OF THE UMITED STATES OR 100 YEAR FLOOD PLAINS LOCATED ON THE
SUBJECT PROPERTY,

7. THERE IS 5,020 =f OF FOREST ON_THE PROPERTY THAT IS CONTIGUOUS WITH FOREST ON THE ADJACENT
PROPERTY 7O THE NORTH OF THE STTE.

% THE SUBJECT PROPERTY IS NOT IDENTIRED ¥ THE CITY OF ROCKVRLE OR MONTGOMERY COUNTY HISTORICAL

9. THE SON. DESIGNATION FOR THIS SITE IS 400, URHAN LAND (85X), AND 2B, GLENELG ST LOAM (15X). | HEREBY CERTIFY THAT THESE DOCUMENTS WERE PREPARED
OR APPROVED 8Y ME, AND THAT | AM A DULY LICENSED
10. A NRI/FSD HAS BEEN SUBMITTED AND APPROVED, PROFESSIONAL ENGINEER UNDER THE LAWS OF THE STATE
OF MARYLAND,
11. THE, CT IS PROPOSED TO BE SERVED 8Y PUBLIC WATER AND SEWER (WSSC) SYSTEMS AMD IS CURRENTLY
N MON Y COUNTY WATER AND SEWER SERWCE CATEGORIES W-1 & s—!.( RESF)ECTI\E].Y.
SoGAISE T T SIS P (UL QUG T S5t T S AR T s
PLAN BY THE CITY OF ROCKWLLE PLANNING COMMISSION. Lo/tnf
13, THE ENTRANCE OFF OF THE SHADY GROVE METRO ACCESS DRIVE HAS BEEN DISCUSSED WATH WMATA SCHARIReE oA
OFFICIALS, AT THE TIME OF FILING NO_DETERMINATION HAS BEEN MADE AS TO WHETHER OR NOT WMATA WLL
ALLOW THIS ACCESS PONT. THE BULDING WIL BE DESIGNED TO ACCOMMODATE THIS FUTURE ENTRANCE. GHASSAN KHOURI JUNE 29, 2012
PRINTED EXPIRATION DATE
TME. BoWCDA 4SeATE
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Reed Srothers Automotive
15955 Fredarick Road
Rockvilie, MD 20855

SILVERWOOLVSHALDY GROVE, LLC.
1925 tsaac Newton Squate £ - Suite 110
Raston, 20190
703777.0312
Contact: Mark Sivarwood

DEVELOPMENT CONSULTANT

RJS REALTY SERVICES, LLC

13803 Wiltow Tree Driver
, 20850

240.578.5958
Contact: Robast Stoddard

CONSULTANTS.

Hollend & Knight

3 Bethesda Metro Canter - Sulte 80
Bethasda, Maryiand 20814

1420 Spring Hill Road - Sulte 600
Mclaan, Virginis 22102
Phone: 703-917-6620

Contact: Michsel Workosky

5418 Grovedsle Dr. Suite100-A
703.719.6500
Contact: David Judd

KPT ENGINEERING CORP.

35 Oxford Way
Hurtingtown, Maryland 20639
301.855.5420
Contact: Mark Dempsey

/
' ’ “

20253 Century Boulevard - Sulte 400
Germantown, Marysnd 20874
301.916.4100
Contact: lnas £. Vega

) REV. 94411 PER DRC COMMENTS.
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LEGEND

PUBLIC USE

{3 OPEN AREA

OFF-SITE IMPROVEMENTS

m RESERVED CCT DEDICATION

NET LOT AREA

180,519 8F 43T AC
REQUIRED

PUBLIC USE SPACE ON-SITE

OPEN AREA 28,578 8F

OFF-SITE IMPROVEMENTS 5,414 SF 0.12AC

3% OF NETLOT
CCT DEDICATION

REED BROTHERS
AT SHADY
GROVE METRO

ROCKVILLE,
MARYLAND

OWNER

Reed Brothers Automotiva
15955 Frederick Road
Rockvitie, MD 20855

APPUCANT/ORVEIQPER
e

SILVERWOOD/SHADY GROVE, LLC.
1925 isaac Newton Square E - Suite 110

CONSILTANTS

Lrssann Design
siheseatars § Fraeiay & Triciem
1881 Campus Drive - Suite 105
Reston, Virginia 20191
703.596.4488
Contact: Stephen Moriak

Holland & Knight

6416 Growedsle Dr. Suita100-A
Aleandris, Virgnis 22310
703.719.6500
Cortact: David Judd

KPT ENGINEERING CORT.
35 Ondord Wary
Huntingtown, Maryland 20639
301.855.5420
Contact: Mark Dempsay

20251 Cantury Bouhevard - Suite 400
Germantown, Marylind 20874
301.916.4100
Contact: ines E. Vegs

2} REV. $6/11 PER DRC COMMENTS
" 1}REV. 82711 PER ORC COMMENTS
CABLE TELEVISION CONDUIT <@ SANITARY CLEANOUT ©  SANITARY MANHOLE ... CONCRETE | HEREBY CERTIFY THAT THESE DOCUMENTS WERE PREPARED ORIGINAL SUBMITTAL APRY., 2011
ELECTRICAL CONDUIT ©  STORM DRAIN MANHOLE #  TRAFFIC CONTROL BOX AND GUTTER GRAPHIC SCALE OR APPROVED BY ME, AND THAT | AM A DULY LICENSED SHEETTITLE
EDGE OF PAVEMENT FA  ELECTRICAL JUNCTION BOX 4  TRAFFIC SIGNAL POLE ) » s % x e OF MCARTAND, -\ GNEER UNDER THE LAWS OF THE STATE OPEN AREA / PUBLIC
B —— ©  ELECTRICAL MANHOLE ¢ e = ELECTRICAL TRANSFORMER - UseorieErin
NATURAL 8 FIRE DEPARTMENT CONNECTION S5 CABLE TELEVISION PEDESTAL ASPHALT
WRES 4 FIRE HYDRANT Owr  UNKNOWN UTILITY MANHOLE EASEMENT
TELEPHONE /COMMUNICATIONS CONDUIT @&  GAS MANHOLE ®  WATER METER RC REINFORCED CONCRETE PIPE s T scae DaTe emous
et PROPERTY LINES & GUY POLE ®  WATER MANH CORRIGATED METAL PIPE
— OLE !
_______ PUBLIC UTILTIES EASEMENTS 5 i S A BUILDING RESTRICTION LINE __lefippe 1.3 a2t wiezs
R\ N o CEilnels S L) FINISHED. FLOOR ELEVATION - “ PROCT Prs:
Wz PH . ——
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MEMORANDUM

Clctaber 6, 2011

Tx Jeretny Fhugdbutt, Planner 111

FROM: Peter Campanides, Civil Enmnecr 11 PC/
Rebrecea Torma, Immpnrmmm Dlanner [T {;

Mark Wessel, Lingincering Supervisor Mw
VIA: %"N Eimadd Elshafel, Chiet of Tratfic and Transportation

SUBJECT: Transporation Saff Report, Reed Brothers
STT2011-00091, 15995 Frederick Road

This memorandum presents the Traffic and Uransportation Division's recommendation on the propased
development located at 15995 Frederick Road. These recommendations mncorporate and address comments
and concerns expressed by Clty staff and the applicant as part of the review process.

PROPOSED DEVELOPMENT:

The applicant, Stverwood /Shady Grove LLC, propases to demolish the existing car dealership to construct a
A20 residential units which include 15 percent moderately priced dwelling unirs and five percent affordable
wotkforce units. Parking for residents and their guests will be provided an above-grade strucrured parking
garage with a total of 540 parking spaces. Lo improve traffic operations and safety, the applicant will remove
the southern access point along Frederick Road (MDD 335) and relocate the northern access point further
north. This access will remain a eight-in/right out only movement, Additonally in order to accommelare the
Corndor Cites Transivway (COCT), the applicant s dedicating 33 feet in width along the entire Shady Grove
Metro Access Drive for furre COT use.

SITE ANALYSIS:

TTe 1.37-acre site is situaced at the northeast corner of Predeock Road and the Shady Grove Mutro Aceess
Dove. A one-story 3910 square foot car dealership currently oceuples the site. There are two vehicular
eatrances to the property via Frederick Road, which also provides access to the existing surface parking lot.
These access points are not signalized and permit right-in/right-out only movements. The redevelopment
will raxe the existing car dealership and is propesing to eluninate the deiveway closest to the intessection of
Frederick Road and the Shady Grove Metro Aecess Dirtve. This project is currently in a Transts Orienred
Area (UCA) As such, this peoject qualifies for a 15 percent trip reduction te account to non-aneo mocde
share us it s located 1,250 feet from the Shady Cieewve Metro Staton.
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Roadway Network Analysis:

The applicant completed an analysis that incluced ¢xamining the vehicular traffic operations, safety of
pedestrians and bicyclists and transit facilines. The applicant was required to study the weekday morning
peak period from 6:30 a.m. o 9:30 am. and the eventng peak period from 4 pm. to 7 p.m. for the five (5}
sigmalized and one unsignatized intersections listed below:

Fredenek Road (ML 3553) and Ridgemonr Avenue

Frederick Road (MDD 335) and King Farm Bowlevard/Shady Grove Merro Station Access Drive
Frededek Road (M1 355) and Redland Boulevard

Redland Bowlevard and Somerville Dietve

Redland Boulevard and Pleasant Prive

6. Predenick Road (MID 353) aned 153955 Frederick Road drivcway ACCOSS

W =

These intersecnons were studied for intersection capacity and traffic volumes using three different scenarios:
(1} existing tratfic conditions; (2) background rraffic conditions; and (3) 2013 rotal future teattic conditions at
the project completion. A one (1) percent annual growth rate along MID 355 was calculated. Intersecrion
capacity analyses were conducted utilizing the Critical Lane Volume (C1.V) method as required per the
Comprehensive Transportation Report (CTR) Methodology,

Trip Generation:

rattic volumes genceated by the sire under the current land use “New Car Sales™ (Code 841) were caleulared
using the lnsteure of Transportation Eogineers (T1'E) 8¢ Edition. 'The peak hour trip genceation tor the
proposed garden apartment bubding is based o the Maryland National Capital Pack and Planning
Comnussion’s Local Area Transpermtion Review 1s as follows:

AM Peak PM Peak
Lxisting New Car Sales (71) (88)
Praposed 420 Phwelling Unies 171 198
TotalNew Teips 100 m

Under the total future trattic volumes, the results ndicate that the proposed building will rot tnceease the
volume to capacity atio above the CTR thresholds at any of the intersections; therefore, the applicant is not
reqrured o complete taltic mitgation at the interscetions, and will be only required to pay a transporration
improvement fee. The table below presents the results of the intersection analyses with existing, background,
and fotal Future iraffic volumes.
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Existing Traffic Background Traffic | Total Future Traffic
AM Peak Hour ‘;‘i,apa;i‘rl LOS | CLV | v/c LOS | CLV v/c LOS | CLV v/e
TE% e
1. MDY 335 {Frederck 1650 B 1074 065 C 1,171 { 071 C L210 | 073
Rel) & Ridgemons
Ave

20D 355 (Fredenck 1600 n/a n/a n/n n/a n/a n/a C 1,145 | 072
Rd) & 15955
Hredernck Rid
Ddveway Foteanee
(eight a-dghr our,
un-signilized)

JOMIDD 355 (Hrederick 1630 I3 1,030 0.02 C 1,236 0.75 (.: 1,201 076
Ready & King Farm
Boulevard/Shady
Crrove Metro Station
Nceess D

4. Somerville [Dr & L700) A\ 614 (.36 A 724 (043 A 721 0.42
Redland Rd
5. MDD 355 (Feedenck 1550} C 1,240} (.80 N 1,463 .94 = 1474 (195

Rd) & Redland
R/ Redland Blwd

6. Pleasant Dr & 1300) A 409 (.27 Y 523 .35 A 529 .35
Redland Blvd

Evening Peak Hour | Capicity [0S | CLV | v/c | LOS | CLV | v/e | LOS | CLV | v/e

‘Threshnold
L. AT 555 (Frederick L1630 A ' 599 (.55 3 Lolo | o6z I3 1,011 .61
Ry & Ridgremont
A
2.MID 333 (Frederick 1600 n/a n/a 1/a n/a n/a n/a B Lozt | (.04

Redy & 13955
Fredenck Rd
Driveway Entrance
(rtgght i right our,
un-signalized)

30 MY 355 (Fredenck 1634) 1> 1,333 (.81 [ 14023 0487 Is 1,303 IR}
Reb) & King Farm
Blvd/Shady Grove
Merro Statton \ccess

BT

4 Somerville e & 1700 A [)(j]” .33 A 1,001 .39 A 1,003 (.30
Redlind Rd .

5. MID 353 (Urederick 1550 13 1,313 | (.85 I 1490 ¢+ 096 £ 1,443 1096

Rd) & Redland
Rd/Redland Bled

6. Pleasant Dr & 1500 A 607 | 040 | N | 70 [ 048 | N | 732 | 049
- Redland Blvd
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On-Site Access and Circulation:

A Pavsenper Vebicie: The site will have only one drwveway from Frecerick Road that will provide access into
the parking garage. "This access point wall provide right-1n/right-out movements only.

B Heawy Tebecke (Trrckr): 'rucks will use the same right-in/right-our access point from Frederick Road.,
sttt reviewed circulation chrongh the site and access to the loading dock area by trucks and found it
satstactory.

. Dedestrian/ Bicyele Aseesy; "The apphicant will provide an addinonal pedestrian connection from the building
to> the existing sidewalk along the Shady Grove Metro Access Drive. The apprlicant will construet a 13
toot wide sidewalk along thetr Frederick Road streee frontage.

To comply with the City’s bicycle facilities requirement in the Zoning Ordinance, the applicant is
required to provide 3 bieycle racks (10 short-teem spaces) and 70 bicyele lockers (140 long-terra spaces).
Shore-term spaces ace considered to be an inverted “U” bicyele rack and long-term spaces can be cither
bicyele lockee or a covered locked room.

2. Pruniit lecers: Montgomery County Ride On bus seevice operates three routes 53, 59, and 63, Bus routes
55 and 59 eun along Fredenick Road immediately adjacent to the site. Bus route 33 operates seven days a
week between the Rockville Metro Staton and the Germantown Fransit Center. Bus route 539 operates
seven days a week from the Rockville Metro Staton to Montgomery Village. Bus route 63 which serves
Redland Rd, near the site, operates Monday theough Friday between the Rockville Mereo Station and the
Shady Grove Metro Station, WMATA provides bus service via Metrobus Q2 for the Veirs Mill RKoad line
operates Monday through Saturday and serves Frederick Road south of Redland Road and rerminates at
the Shady Grrove Metro Station, ) siened bus stop s located just northwest of the site in front of the
adjacent Public Storage property along the northbound side of Frederick Road.

Carrtdur Caties Dransétway: "The Corridor Citles Transitway (CCT) 15 an environmentally-friendly alternatve
TrnSPOTIALON npri:m tor accessing Jobs and growing destinations in the [-2270 corridor of Mnmgnmur}'
County. The CCL will provide connectivity to other forms of public transportation serving Montgomery
County and the Grearer Washington, [DC area including MARC commuter el services, local and reglonal
bus and Metrorail It will operate entirely on exclusive rads or busway to maintain competitive travel
tmes. A small portion of the CCT will be located within the City of Rockville, This portion of the CCT
runs i the King Farm Boulevard median and crosses MD 335 to enter the Shady Grove Metrorail
statton, Onee the CCL crosses MI2 355, it will run adjacent to the Reed Brothers site. The applicant shall
reserve 35 feet for public use the Jocaton of the future CCT as delmeated by the Maryland Mass Transit
Administration, No permanent improveroent may be made in this right-of-way.

OfE-Site Access and Circulation (Non-Auto):

The new CUR, adopied by the Mayor and Council on March 21, 2011, requires a developer generating M) or
more i1ps to pay the Transperration Improvement Fee (T, Thts one-time fee is 900 per unit of multi-
amily residential developments, The fee will be used 1o implement multimedal improvements throughout the
Cuy and to provide transportation information and services 1o employers and cotmmuters in Rockville.
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October 6, 2011

PPage 5

CONDITIONS OF APPROVAL:

Based on our review, which took into account the necds of maotorists, bicyelists, pedestrians, and reansic users;
City Srat{ recommends rhe following conditions of approval for the subject development application,
STP2011-00001:

1.

13

s

Miinternal traffic control deviees (Le. signs, marking and devices placed on, over or adjacent to a
roadway or pathway) to regulate, warn or guide pedestrians and/ or vehicular tratfic shall comply with
the lalest edinon of the Manual on Uniform Traffic Conteol Devices (MUTTCI). The signing and
pavement marking plans shall be submirted to DPW and approved by the Chief of Traffic and
Transportation. (Thés plen shall be approved and inclided with the signature ret,)

Provide 5 bieyele racks (10 short-term spaces) and 70 bicycle lockers (140 long-term spaces). A
Incked bicyele room with racks or 4 covered locked cage is requited for long-term storage.
Short-term spaces are considered to be an tnverted “U” bicycle rack and must be spaced four feet
apart. These spaces shall be provided at a safe and sceure location that is approved by DPW. The
location of the short-term spaces shall be approved by DPW at the detaled engincering stage. Bike
tockers and racks must be msealled prior to issuance of the OCCUPANGY permit.

Submission, for review and approval of DRI prior to issuance of the DPW permit, 2 phasing plan
for pedestrian access, constniction access, staging and parking. Pedestrian aceess plan for
constraction pertod shall include, but not be lnited to, the methods of maintaining pedestrian safety
and aceess on the extsting sidewalks, temparary closing of sidewalks for work in the streetscape zone,
and pedestrian detours, as well as effarrs ro mimimize dosure of sidewalks.

The applicant is reguired to pay $900 per unit for the Transportatton Improvement bee PTICE to
tssuance of the building peanit. Based on 420 reswdential units, the fee for this development will be
$375.000, The final fee amount wiil be Jderermined ar building permit stage, when the aumber of
units is finalized,

‘The applicant shall reserve for public use the location of the future CCT as delineared by the
Maryland Transie Administration. No permanent improvements may be made in this right-ot-way.
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COMMISSIONERS

&\\ Washington Suburban ..o omos

Prem P, Agarwal

Sanitary Commission . Aroa . i

Joyea Starks
14501 Sweitzer Lene = Laurel. Maryiand 20707-5901

GENERAL MANAGER
Jermy N. Johnson

April 12, 2011

Mr. Mark Silverwood
Silverwood/Shady Grove, LLC
1925 Issac Newton Square E110
Reston, VA 20190

Re:  Phase I Letter of Findings, WSSC Project No. DA5245Z11, Reed Brothers
Dear Mr. Silverwood:

A hydraulic planning analysis has been completed on the Reed Brothers praject. The
project has been conceptually approved. Please refer to the enclosed 200’-scale sketch along

with the summary table and list of conditions included in this letter, which provide the resuits of
our analysis.

'HYDRAULIC SUMMARY TABLE

Pronosed Developmem 417 Units Apartmem 5,000 saluare fcct of Retail
200-ft Sheet: 22INWOS

SEWER = B WATER -
WWTP Service Area: Biue Plains Hydraulic Zone Group: Montgnmr:ry High
Mini-Basin Number: - [6-997 Pressure-Zone; 660A N

High Grade: 685 feet
Low Gtade: 621 faet

The following is a list of conditions that apply to this project and must be met before a
Service Connection Permit will be issued.

SANITARY SEWER CONDITIONS

SEWER AVAILABLE
An existing 8-inch sanitary sewer main (Contract Number: 704160A) along Frederick Road
(MD Route 355) 15 available to provide service to this project. Sanitary sewer service may

be obtained by constructing service connections without a public extension. Please refer to
the “ON-SITE PROCESS REQUIRED” below.

301-206-WSEC (9772y -« 301-206-8000 +  1-800-828-6439 - TTY: 301206845 -  wwwwsscwaler.com



Attachment

Mr. Mark Silverwood
Silverwood/Shady Grove, LLC
RE: DAS5245Z11

April 12, 2011

Page 2

WATER MAIN EXTENSION CONDITIONS

WATER AVAILABLE
An existing 16-inch water main (Contract Number: 704160A) along Frederick Road (MWD
Route 355) is available to provide service to this project. Water service may be obtained by

constructing service connections without a public extension. Please refer to the “ON-SITE
PROCESS REQUIRED" below.

PRESSURE REDUCING VALVES REQUIRED

Due to high water pressure conditions {greater than 80 psi), the on-site plumbing system
requires pressure reducing valves for all buildings.

OUTSIDE METERS

Any residential water service over 300 feet in length will require an outside meter. Any
cornmercial water service connections, built to serve a standard or miner site utility {on-site)
system over 80 fect in length will require an outside meter. Exceptions will be considered

for cxisting properties / complexes currently served by inside meters where replacements or
new service is required.

RIGHT-OF-WAY CONDITIONS

COORDINATION WITH OTHER BURIED UTILITIES

Refer to WSSC Pipeline Design Manual pages G-1 and G-2 for utility coordination
requircments. No structures or utilities {manholes, vaults, pipelines, poles, conduits, etc.)
are permitted in the WSSC right-of-way unless specifically approved by WSSC.
Longitudinal occupancy of WSSC nghts-of-way (by other utilities) is not permitted.
Proposed utility crossings of WSSC pipelines or nghts-of-way that do not adhere to
WSSC’s pipeline crossing and clearance standards will be rejected at the design plan
review phase. Refer to WSSC Pipeline Design Manual Part Three, Section 3. Failure to
adhere to WSSC crossing and clearance standards may result in sigrificant impacts to the
development plan inctuding impacts to proposed street and building layouts,

The applicant must provide a separate “Utility Plan” to ensure that all existing and
proposed site utilities have been properly coordinated with existing and proposed WSSC
facilities and rights-of-way. Upon completion of the site construction, any utilities that
are found to be located within WSSC’s rights-of-way (or in confiict with WSSC
pipelines) must be removed and relocated at the applicant’s expense,
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Mr. Mark Silverwood
Silverwood/Shady Grove, LLC
RE: DAS245211

April 12, 2011

Page 3

PROVIDE FREE RIGHT-OF-WAY TO WSSC

Rights-of-way across your property for water and sewer line placement must be provided
at no cost to the WSSC. The Applicant shall execute and deliver on-property nghts-of-
way prior to the Certificate of Substantial Completion, which shall constitute an
irrevocable offer by the Applicant to convey all on-property rights-of-way to WSSC.

PROVIDE ADDITIONAL RIGHT-OF-WAY TO WS5C
Additional fdght-of-way may be required to adequatcly imaintain an existing main. The
additional right-of-way must be provided at no cost to WSSC.

ADHERE TO MINIMUM RIGHT-OF-WAY WIDTHS

The minirmum right-of-way width for a normal (14 inches diameter or [ess) extension,
cither water or sewer, installed at normal depth is 20 feet. A minimum right-of-way
width of 30 feet is required when both normal-diameter water and gravity sewer lines are
installed in the same right-of-way at normal depth. Installation of deep or large water
and/or sewer mains will require additional nght-of-way width. The mrinimum horizontal
clearance between a building and the outside diameter of a WSSC pipeline is 15 feet.
Based on WSSC requirements, the minimum spacing between adjacent buildings with
both water and sewer lines between them should be at least 40 feet and, in some cases,
greater when connections, fire hydrants, or deep sewer or water lines are involved.
Balconies and other building appurtenances are not to be within the nght-of-way.
Additionally, water and sewer pipeline alignment should maintain 5 feet horizontal
clearance from storm drain pipeline/structures and other utihities.

CONNECTION AND ON-SITE CONDITIONS

ABANDON EXISTING SERVICE CONNECTION

The existing water and sewer connections to the existing building located in 15953
Frederick Road must be abandoned and reconnected to the existing 16-inch main along the
Frederick Road. The developer must absorb the abandonment cost. If the connection is
being carried on tax bill as deferred, the connection must be paid in full.

SYSTEM DEVELOPMENT CHARGE (SDC) FIXTURE CREDIT

Fixtures verified by WSSC inspection prior to removal may result in credits toward SDC
in a replacement structure. To obtain more information ahout SDC fixtura credit, contact
our Permits Services Unit at 301-206-4003.
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MINMIZE CONNECTION LENGTHS
The length of all connections should be minimized.

ON-SITE PROCESS REQUIRED

The on-site process is usually required for water lines greater than 2 inches in diameter or
sewer lines greater than 4 inches. Please submit on-site information to the WSSC Permit
Services Unit at the One-Stop-Shop. Contact Permit Services at 301-206-4003 or at
www. wsscwatet.com for more information on submitting on-site plans.

The next step in the process is Onsite Plan Review. See “Onsite Process Required,”
above.

I you have any questions or concerns, please feel free to contact me at 301-206-7202 or
skatwal{@wsscwater.com.

7

<

Sincerely, .~ L

Shanta Katwal, P.E.
Senior Hydraulic Enpgineer
Development Services Group

Ddvid Shen, P.E.
Development Planning Unit Coordinator
Development Services Group

Enclosure

cor %KA Inc. - Mr. Sunil Patel

Montgomery County Government — Department of Environmental Protection —
Mr. Alan Soulqup



Attachment

Montgomery
County
Public DVISION OF LONG-RANGE PLANNING
Schools Montgomery County Public Schools

2096 Gaither Raad. 3uite 201, Rockville, MD 20850 - 240-314-4700 - (FAX) 240-314-4707

August 29,2011

Mr, Jeremy Hurlburt, Planner
City of Rockville

111 Maryland Avenue
Rockville, Marytand 20830

[ear Mr., Hurlbutt:

This letter is being sent in response to your request for information concerning the “school test” pottion of the
County’s Subdivision Staging Policy, as it pertains o the Gaithersbarg Cluster of schools. This request comes
about inconnection with the annexation of the Reed Brothers property into the City of Rockwille, and your need
for a determination that, under the County "school test,” capacity is adequate in the school cluster where the
Reed Brothers property is located.

The Reed Brothers property, and current car deatership, is located wirhin the service arcas of Washimzton Grove
Flementary School, Forest Oak Muddle School, and Craithersburg High School, These schools are pant ot the
Gaithershurg Cluster.  In addition, these schoois are located outside the City of Rockville and less than 10
percent of their enrollments come from students residing in the City of Rockville. Development of the Reed
Hrothers propenty would result in 417 residential units in building ot 5 and 6 stories, with structure parking.
Based on comparable types of development in the county, T estimate that this development would geneate
approximitely 18 clementary school students, 16 middle school stucdents, and 14 high school students,

The current FY 2012 Subdivision Staging Policy school test finds that elementary schoo! utilization in the
Ciaithershurg cluster—-at 103.6 percent-- is below the threshold tor moratonium (below 120 percent) but above
the threshaold for the school facility payment (ubove 13 percent.)  This means that subdivision approvals are
wllowed, but a school facility payment must be made o obtain building permits, At the middle and histh school
levels utilization levels are bulow the school facility payment level (below 103 percent) | so that no conditions
are placed on subdivision approvals based on these two school tevels,

The additional studetts that would be added hy developrment ot the Reed B3rothers property would not increase
enrollment at the assigned schools o such a degree that the 120 percent threshold would be cxceeded,
Iherefore, the impact of future development of the Reed Brothers property is not of suflicient magnitude to
resultin a residential mormtoriwm under the County's Subdivision Staging Policy school test.

In summary, under the County’s Subdivision Staging Policy, the Gaithersburg Cluster 1s open to subdivision
approvals - cven if you add in the impact of the plantied 417 residential units at the Reed Brothers property. ihe
only condition of approvals is that developers nake o scheol facility payment (o respond to the cluster's
clementary school utilization exceeding the 105 percene threshotd.  Please let me know i 1 can be of further
assistance.

Sincercly,

T o (s @2

Bruce H. Creispell, Director
Division of Long-range Planning
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Rockville

— —— T T T Iy I

I'T1 Marytand Avenue | Rackville. Maryland  20850.2364 | 240-3£4-5000
wwwrockvillemd. gov

October 5. 2011

Mr. Mark Silverwond

President

Silverwood Companies

P23 Tsiae Newron Square. [Fast, Suite 110
Reston, Virsinn Y0190

Phear Mr, Silverwood:
Re: Approval of Silverwood Preliminary FCP, FTP2011-00015

The Preliminary Forest Conservation Plan (FCP) for the Silverwood development project
submitted on September 26, 2011 has been approved. Under Section H.5-13¢e)(4) of the
Forest and Tree Preservation Ordinance (FTPO), the approved Preliminary FCP “shall
remain in eftect. and shall serve as the basis tor the Final Forest Conservation Plug with
respect to forest and tree retention for the duration of the validity period of the undertyving
dpproval. unless the City Forester determines that site conditions have changed to the
point where the preliminary approval is no longer accurate,™

Corest Conservation
Lhe Preliminary FCP shows an initial forest conservation requircment of 32,670 square
teet or .73 aeres based on the tollowing;:
» et Arear 190,357 56,437 o,
o Site zoning: MXTD
*  Lxisting forest: 3,227 5.£.,0.
* Mforestation required: 23,3
v boresteleared: 049 58 007 e
*  Retorestation required: 9.147.6 5.£.0 7| e,

2ac
2

] )
225005 ae, (139 thresheld)

Phe project proposes to meet 70% of the forest conservation requirement on site through
the preservation of 103 aeres of forest 2long with the plantmg ot 79 shade. ernament;y
And evergreen trees, The fee in lieu Justification request tor the remaining 6.674 acres of
farest conservation owed has been approved by the City Forester. The final forest
vorservation requirement will be confinmed during review ofthe Final 1°CP qng detanled
Chuliecring drawings.

Thyor Phydis Marcucon | Counalmembers 'eha B Reieene 3. [

g-1
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)
Minymum Tree Cover
The Minimum Tree Cover requirement of 10% or 19,100 square feet is based on the
following:
¢ Tract Area: 190,357 5.£./4.37 ac.
¢ Site zoning: MXTD

Uhe project proposes to exceed the Minimum Tree Cover requirement through the
preservation of existing forest and the planting of new trees for a credit of 31 NANERS

Signiticant Trees

The Preliminary FCP shows one significant tree on site, a 247 DBH mulberry, as being
removed for a replacement requirement of 2 trees. Significant replacement trees shall be
Aetminuim of 257 caliper for shade and ormamental trees and 7-8° high tor evergreen
rees. The two replacement trees will be planted within the site as <hown on the

Preliminary FCP,

Priority [rees

The projeet does not propose to remove priority trees.

Clity of Rockyille Street Tregs
The project does not propose to remove City street tres.

Fina] 'orest Conservation Plan

A Linal Forest Conservation Plan must be reviewed and approved by the City Forester's
otfice prior to release of the Forestry, Buikding and Scdiment Control permits. A
completed application, cheeklist and review fee shall accompany the plan submission.
Che Final FCP shall be consistent with the Preliminary FCP. Signature Sct Site Plan,
[Landscape Plan and the detailed engineering drawings,

Forestry Permit

The applicant is required o obtain a Forestry permit (F'TP) prior to Forestry sign off on
the Building and Sediment Control permits, The toliowing items are required for
issuance of the Forestry permit:

[ Stibmission of the FTT pernut application and Iee,

RA Che applicant must exeewte and record among the Land Records o Forest and
[ree Conservation Easement and Declaration of Covenants in a form suitable
to the City. The FCE must be submitted in an clectronic format acceptable to
the City Forester's office.

3 [he applicant must execute 4 Five-vear Warranty and Maintenance
Agreement in a form suitable to the City.
4 The applicant must post a bond or letter ot credit approved by the City.
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The Preliminary Forest Conservation Plan approval does not infer or supercede other
required project approvals and is contingent upon meeting all other City requirements
including but not limited to stormwarer management. erosion and sediment control,
water and sewer. tratfic and transportation, and zoning and building codes.

Any signiticant modification or revision to the approved Preliminary FCP must be
consistent with the Site Plan approval granted by the Planning Commission.

Sincerely,
Flise Polyvdorot! Cary :
Vssistmt City Forester

Cer Becky Andrus, Civil Engincer |
Mary Fertig, Civil Engineer ([1
Jeremy Hurlbutt, Planner 1]
Wayne Noll, City Forester
Bobby Ray, Principal Planner
Jim Wasitak, Chief of Planning
Mark Wessel. Engineering Supervisor

[nes Vesga, VIKA
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VICINITY MAP

SCALE: 1" = 1000’

SURVEY NOTES

|.! THE SUBJECT PROPERTY IS LOCATED OR TAX ASSESSMENT MAP NO. GS12 WTH A TAX
Al NO. OF (09~00776908

2) THE HORIZONTAL DATUM I3 BASED ON NADB3(CORS)/MDIS00 (MARYLAND GRID
COCROINATE SYSTEM) USING THE FOLLOWING SURVEY CONTROL STATIONS:  NGS CONTROL
PONT, U, NAVAL CORS ARP, PID K. Ai74a3
GS CONTROL POINT, DC WAAS | CORS ARP,

3.) THE VERTICAL DATUM IS BASED ON NGVDZ9 USING THE FOLLOWNG W.S.5.C. BENCH MARKS
AS SHOWN ON W.S.S.C. WATER AND SEWER CONTRACT DRAWNG 98 AW/CT 1714R, SHEET 2 OF
5

BENCH MARK  CUT LFC CATCH BASIN ALONG FREDERICK RD. (WD RTE 358)
ELEV. = 478.59

BENCH WMARK CUT 1LFC CATCH BASIN ALONG FREDERKCK RO. (MD RTE 355)
ELEV. = 477.38

DETERMINED Tt

A3 SHOWN ON FLOCO INSURANCE RATE MAP (FW: MAS
Y COUNTY, MARYLAND, DATED

4) THE PROPERTY IS ZONED "TOMX—2".

GENERAL NOTES

1.} THE GROSS TRACT AREA IS 4.37 ACRES. ZONING: MXTD.

4.) THE SURJECT PROPERTY IS LOCATED IN 2ONE “X° ( AREA
THE 0.2X CHANGE FLOODPLAIN
NC. 24031C0331D, FOR MONT

2.) THERE {3 5020xf OF EXISTING FOREST ON THE PROPERTY, THAT tS CONTIGUOUS WTH FOREST ON THE
ACJACENT PROPERTY TO THE ORTH CORMER OF THE SITE

1) THERE ARE NO SIGNIFICANT TREES ON THE SUBJECT PROPERTY,

4.) THERE ARE NO CHAMPION TREES OR TREES 75X OF THE STATE CHAMPION ON OR WATHIN
100" OF THE SUBJECT PROPERTY.

i) FELD WORK KATHLEEN KULENGUSKI ON JANUARY 17, 2011 & AGAN

WAS CONDUCTED BY
OM APRI. 28, 2011. A FORESTRY DIAMETER TAPE WAS USED TO MEASURE TREES. ON-SITE
SURVEY TED. QFF-SITE TREES ARE APPROXIMATE LOTATIONS BASED ON
VISUAL COSERYVATIONS

8‘% THE SUBECT PROPERTY 1S NOT IENTWIED IN THE MONTGOMERY COUNTY LOCATIONAL

A AND INDEX OF WISTORIC SITES.
)WEARENOWATB?SWNEWYEDSTATESWKXIYWWPLMNSLDCATED

ON THE SUBJECT PROPERTY.

B-% THE SUBJECT PROPERTY (S LOCATED IN THE ROCK CREEK WATERSHED, A CLASS |

9. THEN.DUF‘EMDHER’TAGEWSONWTHCMDDNRMASDETERWED THAT THERE ARE
RARE, TENED OR ENDANGERED SPE! THIN THE PROJECT SITE PER A LETTER

DATED MARCH 15, 2011,

10} THE SUBJECT PROPERTY WAS PELD SURVEYED BY VIKA INC., OR NOVEMBER 18, 2010

1.} THE SUBJECT PROPERTY IS LOCATED ON WSSC MAP Z2INWOA.

12} THE SUBUECT PROPERTY IS PROPOSED FOR RESIDENTIAL DEVELOPMENT.

\B)WSWVWW(M)WASWUSMMGWWRWE‘S

X mmmqaﬂammwm

14)NVA51\€ SPECIES LOCATED ON THE SITE Asu—:umm ON THE OITY
TIVE AND lNVASVE PLANT LIST DATED APRYL 2008 ARE
MM.TFLDRAROSE SE HONEYSUCKLE. REMOVY)

13. MW—W’ORESTISPRE)WM“.YAWW&HMEWW

UNOERSTORY SHRUE DEVELOPMENT
APPROWATELYZ.B&!§CFFOREST WTHIN A PRIORITY
A WWNMVMWWTMMWWSEWTMNOT
BE DISTURBED. TINGS ARE PROPOSED ON SITE THAT WML FURTHER
THE CON FOREST. APPROPRIATE TREE PROTECTION MEASURES WL BE
ADDED AT THE TME OF FINAL FOREST CONSERVATION PLAN,

18.) ONE SIGNICANT TREE WILL BE REMOVED PER THIS PLAN, TREE §22. REPLACE AT A
RATIO OF Z1. SEE TREES MARKED WTH AN ASTERISK ON PLAN(Y).

PROFESSIONAL CERTIFICATION:

F HEREBY CERTIFY THAT THESE DOCUMENTS WERE PREPARED OR
APPROVED BY ME, AND THAT | AM A DULY LICENSED REGISTERED

Attachmen

REED BROTHERS

AT SHADY

-GROVE METRO

ROCKVILLE,
MARYLAND

CWNER

Reed Brothers Automotive
15985 Fraderick Rosd
Rockvile, MO 20855

APPUCANT/DENELOPER

SILVERWOOLVSHADY GROVE, LLC.

1925 Isasc Newton Square E- Suite 110
20190

RJS REALTY SERVICES, LLC

13809 Wiliow Tres Drivm
Rockvitke, Marylsnd 20850
240.678.5958
Cantact: Robmst Stoddard

CONSULTANTS

Leasano Design

rcbimereis ) hotrg } desestoe

1881 Campus Orlve - Suita 105

_Hona:id&xxﬂgm

3 Bethesda Metro Center - Suita 860
Buthesds, Maryland 20814
301.215.6613
Contact: Patricia Harris

1420 Spring HiM Road - Suite 600
3 2102

Phons: 703-917-6520

8416 Grovedsie Dr. Sulte100-A
Alexandria, Virginis 22310
703.719 6500
Contact: David Sudd

KPT ENGINEERING CORP.

<

e I e SO )

(AT T R TIFIRoN 0

35 Oxford Way
Huntingtown, Marytand 20639
301.855.5420

¥//
a4
20251 Century Boulevard - Sulte 400
Germantown, Maryland 20874

301.916.4100
Contact: ines € Vegs

ZYREV. 96/11 PER DRC COMMENTS
1) REV. 8/2/11 PER DRC COMMENTS
ORKMNAL BUSMITTAL APRIL, 2011

BHEET TTLE

PRELIMINARY
FOREBT CONSERVATION
PLAN
SCALE DATE PROJS
FLE 4 a2t Mig2s

FPROJECT PHASE:  SITR PLAR
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